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Introduction 

This is Variation No. 2 of the Clonmel and Environs Development Plan 2008. The purpose of the 
Variation is to facilitate the Core Strategy requirements introduced by the Planning and Development 
(Amendment) Act 2010 and as per the revised population projections as set out in the Regional 
Planning Guidelines for the South-East Region 2010-2022 (RPGs) in the Clonmel and Environs 
Development Plan 2008 and to ensure that the Development Plan is consistent with national and 
regional development objectives set out in the National Spatial Strategy and the RPGs. 

Variation No. 2 to the Clonmel and Environs Development Plan 2008 was adopted by Clonmel Borough 
Council and South Tipperary County Council on the 6th September and the 3rd October 2011 
respectively and came into effect on the 3rd October 2011. 

How to read this document 
The document sets out the amendments to the Clonmel and Environs Development Plan 2008 and 
includes the text changes and changes to mapping.  Text changes are set out below in the order they 
would appear in the Development Plan. 

Text amendments are presented as follows: 

Development Plan Text remains as it is in the Clonmel and Environs Development Plan 
2008 

 

Development Plan New text inserted into the Clonmel and Environs Development Plan 
2008 as varied. 

 

Development Plan Text deleted from the Clonmel and Environs Development Plan 2008 as 
varied. 
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VOLUME 1: WRITTEN STATEMENT  

Chapter 1: Introduction  
1. Insert new Section 1.2.4 and renumber all subsequent sections as follows; 

1.2.4 The Planning and Development (Amendment) Act 2010 requires that the Clonmel and 
Environs Development Plan 2008 is varied to include the Core Strategy. The Core 
Strategy requires that the objectives of the Development Plan are consistent with the 
National Spatial Strategy and the Regional Planning Guidelines for the South-East 
Region 2010-2022 (RPGs).  

 
Revised population targets set out in the RPGs are lower than those issued by the 
Department of the Environment, Heritage and Local Government in 2007 and thus result 
in the need for the incorporation of measures to manage lands zoned for new residential 
use in the Development Plan. 

 
The Core Strategy itself will: 

 
 Provide information to show that the Development Plan and the Housing Strategy 

are consistent with the National Spatial Strategy and the RPGs. 
 Based on an evidence based approach, identify the quantum, location and 

management tools for the development of land zoned for ‘New Residential’ 
development for the Plan period including the number of housing units being 
provided. 

 Identify and illustrate the settlement strategy and transportation networks in the 
Plan area. 

 
Variation Number Two of the Clonmel and Environs Development Plan 2008 dated June 
2011 includes for the provisions of the Planning and Development (Amendment) Act 
2010 and ensures that the Clonmel and Environs Development Plan 2008 incorporates 
the requirements of the revised population projections and associated matters that 
inform the Core Strategy.  

Compliance with the population targets of the Core Strategy has introduced a 
requirement for the management of lands currently zoned for ‘New Residential’ use 
through a process that has identified lands required to cater for population growth over 
the lifetime of the Development Plan (Identified as Phase 1 lands1) and those lands 
considered to be a strategic land reserve over the lifetime of the Development Plan 

                                                      
1 The selection of Phase 1 and Phase 2 lands was based on the application of sustainable planning criteria. The 
criteria  considered  included;  the  County  Core  Strategy,  the  application  of  sequential  approach,  planning 
history,  landform,  services  and  infrastructure,  flood  risk,  the  vision  of  the  Development  Plan  and 
landownership etc. This process  identified  those  lands most  suitable  for  short  term development and  their 
identification as Phase 1 lands. It is proposed that this phasing approach be used until the review of the CEDP 
2008 and at this time consideration may be given to the further phasing and or re‐zoning and/or de‐zoning of 
lands  to ensure  that  the amount of  land provided  for  residential use  in  the Plan area  is consistent with  the 
amount required to cater for projected population growth and the vision and objectives of the Plan. 
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(Phase 2 Lands). Any proposal to develop Phase 2 lands will be subject to a detailed 
analysis of need for their development as part of the Development Impact Assessment 
process and the Justification Test. 

2. Delete Sections 1.3.6 – 1.3.9 which refer to the South East Regional Planning Guidelines 2004 
and replace with the text set out below: 

South-East Regional Planning Guidelines (2004)  
1.3.6  The Regional Planning Guidelines (RPG) were adopted by the South East Regional Authority 

in May 2004. In February 2005 the Department of Environment, Heritage and Local 
Government (DoEHLG) published ‘Best Practice Guidelines – Implementing Regional Planning 
Guidelines’. Section 2.1 of these Best Practice Guidelines recommends that a statement that 
positively affirms the RPG be inserted into Development Plans. 

1.3.7  It is considered that the development policies of this Plan will ensure the sustainable use of 
land and provision of services and infrastructure and the economic, social and cultural growth 
of the town. Such policies are therefore considered to be consistent with the provisions of the 
RPG. 

1.3.8  Section 1.2.3 of the RPG outlines the position of the county towns in the South-East Region in 
terms of the NSS: Clonmel is identified as one of the centres that will drive regional growth by 
providing a large and skilled population base, substantial capacity for additional residential and 
employment-related functions and an improved transport network. These centres will be 
complemented by development in surrounding and adjacent towns, which, combined with the 
gateway and hub approach of the NSS, provide a strong platform for balanced regional 
development. 

Regional Planning Guidelines for the South-East Region 2010 - 2022 

1.3.6 On 26th July 2010 the South-East Regional Authority published the RPG’s 2010. The 
RPG’s 2010 considered the key issues facing the region and taking account of a 
changed global and national economic environment in setting out the strategic planning 
framework for the region, set out revised population targets for the county and for 
Clonmel as the county town. 

 
1.3.7 The RPG’s recognise the central role that Clonmel plays in the development of the 

region as a critical location for balanced regional development. It is recognised that the 
position of Clonmel in the regional hierarchy is similar to that of the hubs of Kilkenny 
and Wexford town. The strategic role of Clonmel is strengthened due to its location on 
the N24 with easy access to the gateways of Limerick and Waterford, and its proximity 
to the M8 Dublin – Cork route. Clonmel is located on the national rail system with direct 
rail access to the gateways of Limerick and Waterford and access to Dublin and Cork to 
avail of its advantageous location on the national transport networks and its strong 
employment base; the attraction for investment is further supported by the quality of the 
town and its surrounding hinterland as a place to live, and it is envisaged that Clonmel 
will continue to grow so as to achieve the targets set out in the RPG’s.  
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1.3.8 It is stated that Clonmel in conjunction with the Gateway and other county towns in the 
region will drive regional growth by providing a large and skilled population base, 
substantial capacity for additional residential and employment related functions and an 
improving transport network providing a strong platform for balanced regional 
development. 

 
The Settlement Hierarchy of the region and the strategic status of Clonmel is illustrated 
in Table A and Figure 1.1A below.  

 
Table A Settlement Hierarchy for the South East Region 
Gateway Waterford City 
Hubs & County Towns Kilkenny City 

Wexford Town  
CLONMEL 
Carlow 
Dungarvan 

Large Towns CARRICK-ON-SUIR 
TIPPERARY TOWN 
Tramore 
Enniscorthy 
New Ross 
Gorey 

District Towns CASHEL 
CAHIR 
Tullow 
Bagenalstown 
Bunclody/ 
Carrickduff 
Thomastown 
Callan 
Castlebridge 
Dunmore East 
Castlecomer 

 

 

 



Variation No. 2 of the Clonmel and Environs Development Plan 2008 

October 3, 2011 
 

6 
 

 

Figure 1.1a South-East Regional Authority Area (Source - RPG’s) 
 

3. Renumber and amend Section 1.3.10 as set out below;   

South Tipperary County Development Plan (2003) 2009 
1.3.9  Each County or City planning authority must prepare a Development Plan that reflects the 

provisions of the RPG. The South Tipperary County Development Plan 2009 (2003) identifies 
Clonmel as the County town Primary Service Centre – the top tier of the County settlement 
strategy. In addition, each Town Council within each County must prepare a Development Plan 
that reflects the provisions of the County Development Plan. In this way, a consistent planning 
approach on broader issues is achieved at regional and local levels. Figure 1.6 below 
illustrates Clonmel’s position in the County Core Strategy Map.  
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4. Insert new Figure 1.6 below;  

 

 

Figure 1.6: Clonmel’s position in the County Core Strategy Map  
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Chapter 2: Strategic Context  
 

1. Delete current Section 2.2.3 and replace with the following text; 

2.2.3  The strategy is reflected in that set out by the South Tipperary County Development Plan 
(2003) through the adoption of policies and proposals which: 

 promote the active involvement of the community through the provision of information, public 
consultation and joint partnerships; 

 permit a mix of land uses under each zoning objective (compatible with protecting amenities), 
to help to reduce the need to travel; 

 promote a more compact urban form, particularly higher residential densities close to the town 
centres; 

 promote the re-use of urban derelict land and buildings; 
 promote the use of walking and cycling and reduce the reliance on the private car; 
 strictly control the further expansion of suburbs into rural and high amenity areas; 
 strictly control the development of inappropriate one-off houses in the countryside; 
 ensure the protection of flora, fauna, quality landscapes and the promotion of biodiversity; 
 promote community health; 
 provide high quality public water supply and drainage systems; and 
 promote waste prevention, reduction, recycling and re-use. 

2.2.3 The strategy is reflected in that set out by the South Tipperary County Development Plan 
(2009) which is underpinned by five key principles;  

 Sustainability; To enhance the economic, social and cultural potential of the county in a 
manner that will secure such aims for future generations. 

 Competitiveness; To promote Clonmel as a regional growth centre supported by the 
existing hierarchy of urban and rural settlements, to maximise the county’s strategic 
and central location at the junction of the N8 and N24 National Primary Roads and the 
Dublin-Cork and Limerick-Waterford Rail Links, and utilise these strategic transportation 
networks as a driver of economic prosperity. The Secondary Service Centres of Carrick 
on Suir, Tipperary Town, Cashel and Cahir will provide supporting roles to Clonmel but 
will adopt their own role as service centres offering an improved service provision in 
terms of retail, employment and community facilities to their own hinterlands. 

 Quality of Life; To seek balanced communities in order to promote social, environmental 
and economic well-being. 

 Quality of Environment; To ensure responsible guardianship of the natural and cultural 
heritage so that current and future generations can enjoy a healthy environment. 

 Social Inclusion; To seek to promote social equality and engage the public to seek 
consensus on planning for the future. 
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2. Rename Section 2.5 Core Strategy and Land Requirements and renumber all subsequent 
Sections as required.  

2.5 Core Strategy and Land Requirements  
2.5.1 Variation Number Two of the Clonmel and Environs Development Plan 2008 dated June 

2011 includes for the provisions of the Planning and Development (Amendment) Act 
2010 and ensures that the Clonmel and Environs Development Plan incorporates the 
requirements of the revised population projections and associated matters that form the 
Core Strategy.  

2.5.2 The revised population projections envisage that the population of the South-East 
Region shall be 580,500 by 2022. It is projected that South Tipperary will maintain its 
18% share of the regional population and therefore, will attain a population of 104,483 by 
2022. It is also set out under the RPGs that Clonmel is to have a population of 20,750 by 
2010, 23,000 by 2016 and 25,000 by 2022 equating to a 24% share of the county’s 
population. This equates to a projected population increase of 3,620 within the plan area 
over the lifetime of the plan.  

2.5.3 The manner in which these revised population projections have been incorporated into 
the Clonmel and Environs Development Plan is set out in the Core Strategy Table below.  

Core Strategy Table 

 Core 
Strategy 
Population 
to 2008 -
2014 

Housing 
Requirement 
[1] 

Existing 
Zoning  
(Ha) [2] 

Available 
Lands [3] 

Housing 
Yield [4] 

Total 
Housing 
yield [5] 

Phase 2  
(Ha)[6] 

Clonmel  3,620 1,340 206.99 96.16 1,894 3,993 106.53 
[1] Average household formation of 2.7 for South Tipperary 
[2]  Total quantum of land zoned for new residential use (Site R16 comprises 4.3 ha and has 
been developed) 
[3]  Phase 1 lands zoned for New Residential use 
[4]  Number of housing units that may be provided on Phase 1 lands at a density of 19.7 
units/ha. This average density has been derived from recent development in the Plan area and 
will not preclude residential development at a lower density.  Residential Density and Mix is 
discussed in detail under Section 9.4 of the Plan. 
[5]  Total number of units that may be provided on Phase 1 and Phase 2 lands at a density of 
19.7 units/ha.  
[6] Total area of Phase 2 lands. 
 
As set out in the Core Strategy Table the projected population growth of 3,620 persons will 
generate a requirement for 1,340 new housing units based on an average household formation 
of 2.7 persons for South Tipperary (Central Statistics Office, 2010). Applying an average density 
of 19.7 units per ha and allowing for 50% headroom to facilitate availability, suitability and 
choice this requires approximately 100ha of lands to be zoned for new residential development.   
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3. Delete Sections 2.5.1 – 2.5.9; 

Recent Housing Patterns 

2.5.1  From the population predictions of the County Housing Strategy Review (2004-2009) and the 
County Development Plan (2003), it is apparent that there is no definitive method for accurately 
quantifying the likely increase in population required to either generate or sustain the demand 
for additional housing land within Clonmel and its environs over the lifetime of the Development 
Plan. Other factors such as household formation, sub-division of existing households, ‘trading-
up’, investment buying, an increasing younger population coming into the housing market, and 
more recent in-migration to the area (not necessarily reflected in the latest Census figures) all 
combine to fuel the demand for new housing provision. 

2.5.2  The below-average population growth of urban Clonmel compared with the County as a whole 
also needs to be balanced against the County policy objectives for creating a hierarchy of 
growth nodes with Clonmel as the primary growth centre, as well as the likely future expansion 
of the town’s major employers, which may well attract further immigration to the area. 

2.5.3  While several population scenarios were considered when preparing this Plan, the assessment 
of lands required to be zoned for primarily residential purposes has been based on house 
completions within the town and environs since 2002. Although this trend may not necessarily 
be sustained, it represents the most consistent means for assessing likely maximum housing 
demand in the Town and environs over the Plan period. 

2.5.4  The 2002 Development Plan predicted that 1,110 household units would need to be completed 
during its five-year period up to 2007, which translated into a housing requirement of 
approximately 55 hectares (based an assumed density of 20 houses per hectare). The 
previous Development Plan included 151 hectares of lands zoned primarily residential which 
were undeveloped in 2002. Approximately 1,055 units have since been completed, are under 
construction or have full planning permission (634 within the Borough and 421 in the environs), 
and a further 170 units subject to planning. Therefore, by mid-2006 there were approximately 
1,255 constructed or committed units, which is slightly more than the total requirement up to 
2007 as predicted by the 2002 Plan. 

2.5.5  Approximately 69.6 hectares of lands have been developed within the Borough and environs 
since the adoption of the 2002 Plan, representing an annual rate of housing development 
between 2002 and 2006 of 17.4 hectares. If an equivalent pace of development is sustained 
over the lifetime of this Plan, approximately 104 hectares of residentially zoned lands will be 
required to satisfy potential housing demand up to the end of 2014. 

2.5.6  At a gross density of 20 units/hectare, such allocation could facilitate up to 2,080 housing units, 
or an additional population equivalent of approximately 5,620 persons (based on an average 
household size of 2.7 persons). This would equate to provision for a total population in the town 
and environs of around 24,660 persons by 2014 – equivalent to a population increase of 
average 4.5% (approximately) per annum during the Plan period. 
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2.5.7  However, it is evident that the gross development densities of many of the residential areas 
recently constructed or the subject of current planning applications are generally lower than 20 
units per hectare (average 15 units/hectare). It is also probable that household sizes will 
continue to slightly decrease from the 2006 average of 2.7 persons per household, becoming 
closer to the European average of 2.3 persons per household. 

2.5.8  Presently within the town and environs there are 11 undeveloped residentially zoned sites 
(refer Appendix 3, Sites R10-R22). However, ten of these sites have been the subject of active 
development interest, including either pre-planning discussions, planning applications or formal 
submissions as part of this Development Plan process. It is probable that a number of these 
sites will therefore become committed early in the lifetime of this Plan. 

2.5.9  Based on this pattern of development activity, the current allocation of residentially zoned lands 
is considered insufficient to meet the future potential demand for new housing during the 
lifetime of this Plan. By applying a factor of 2.5 to allow for intangible variables outside the 
control of the planning authority, such as fluctuating market demands and/or some lands that 
may not come forward for development due to ownership, infrastructure, planning or other 
unknown circumstances, the maximum residential land requirement for Clonmel and its 
environs would be around 260 hectares. During the time of preparing the Plan, around 97 
hectares of residentially zoned lands remained undeveloped in the Plan area, leaving a total 
new residential zoning land requirement of approximately 163 hectares according to the latest 
house building trends. 

4. Amend Sections 2.6.2 as follows; 

2.6 Directions for Growth 

2.6.2  As set out in Section 2.5.3 above it is estimated that around 163 approximately 100 
hectares of new residential zoned lands will be required to facilitate the maximum housing 
demand during the Plan period. However, it is also necessary to take account of the longer-
term growth aspirations of the town and its environs, providing the foundation that will shape 
the future development of Clonmel beyond 2014. Therefore there has been approximately 
96 ha identified for Phase 1 residential development with a further 106 ha as being 
subject to Phase 2 (see Map 1C).  
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Chapter 3: Housing and Community Services  
 

1. Amend Policy H1 New Housing Provisions as follows; 

The Council will ensure that sufficient land is provided to meet the projected demand for new 
homes during the Plan period through the designation of new strategic sites Phase 1 new 
residential lands comprising 128 96 hectares (approximately) of lands as identified on the 
Zoning Maps. In order to provide for the future strategic development of Clonmel beyond 
2014 a further 106 ha have been identified as new Phase 2 residential lands.  

 

2. Amend Section 3.1.3 as follows;  

3.1.3 The satisfaction of housing needs is one of the main objectives of the Plan. As set out in 
Chapter 2, the previous (2002) Plan allocation of residentially zoned land was not considered 
sufficient to meet the potential demand for new households over the lifetime of this Plan, based 
on past development trends. In consideration of residentially zoned lands that remain 
undeveloped (as of 2007), it is estimated that a maximum 163 hectares of additional lands for 
residential purposes may be required during this Plan period. It is considered that the new 
residential lands now identified under this plan are sufficient to meet the needs of 
Clonmel during the lifetime of the plan.  

3. Delete Sections 3.1.4 and 3.1.5 and insert new text as set out below;  

3.1.4 A wide range of residential sites is proposed for development. In addition to the commitments 
identified in the previous Plan (2002) and Environs LAP (2006), this Plan proposes a further 
eleven sites in order to provide for a range of housing types to meet the needs of various 
households. The sites could accommodate up to 2,520 households - equivalent to a population 
increase of between 5,800 (based on EU average of 2.3 persons/household) to 6,800 (based 
on 2.7 persons/household), subject to household size, density and layout requirements. 

3.1.5 The Council consider that future residential growth will occur generally in lands reserved in the 
following areas (for individual proposals refer Chapter 3.2, and for Location Plans and Site 
Descriptions refer to Appendix 3): 

3.1.4 The incorporation of revised population projections for Clonmel as set out in the RPGs 
requires the management of lands zoned for ‘New Residential’ use. As stated above 
there is a need for 96ha of lands zoned for New Residential use to cater for projected 
growth to 2014. In order to secure the provision of the required area of land for new 
residential development in accordance with the National Spatial Strategy and the RPGs, 
Phase 1 and 2  ‘New Residential’ lands have been identified. The attached Map 1C and 
Table 1 illustrates the location of Phase 1 and Phase 2 residential lands.  

 
 
 
 
 





Variation No. 2 of the Clonmel and Environs Development Plan 2008 

October 3, 2011 
 

14 
 

6. Amend Policy H2: New Housing Development as set out below;  

Residential development proposals on Phase 1 residential lands will be required to 
demonstrate that they satisfy the following requirements: 
a) Provide for a range of house types, sizes and tenures to meet varying housing needs; 
b) Provide high quality residential layouts in accordance with other Policies of this Plan; 
c) Provide well-designed, attractive, functional and supervised amenity public open spaces; 
d) Conform with the DoEHLG ‘Residential Density Guidelines for Planning Authorities’ 
“Sustainable Residential Development in Urban Areas 2008” and 
e) Promote sustainable transport by reducing the demand to travel. 
f) Where Part V of the Planning and Development Acts 2000 – 2010 applies the 
application must also be supported by a Development Impact Assessment (DIA) (see 
Chapter 9)  
 
The Council will consider new multiple unit residential development on lands zoned for 
Phase 2 development only where the criteria set out above are satisfied, the application 
is supported by a comprehensive DIA2 and where a Phase 2 Justification Test 
demonstrates that one or more of the following circumstances applies: 
 
(1) All phase 1 lands have been fully developed, or; 
(2) All phase 1 lands have been fully committed to development (i.e. where planning 

permission has been granted and where construction is underway), or, 
(3) In the case where all phase 1 lands have not been committed, it shall be 

demonstrated that those uncommitted lands are unavailable for development or are 
unserviceable. 

 
AND  
 
(4) The Phase 2 lands are readily serviceable and  
(5) There is a proven demand for new development based on a demonstrated lack of 

availability of housing and of potential infill sites for residential purposes on lands 
zoned for town centre or existing residential use and/or 

(6) There is an overriding justification for development on phase 2 lands based on an 
unforeseen demand for new housing  

 

7. The following changes are to be made to Section 3.2 Housing Land Allocations  

3.2.1 In addition to those matters specified within each of the following proposals, the identification 
of Phase 1 and Phase 2 new residential lands, the provisions of Policy H2 and the other 
various policies and objectives of this Development Plan will be applied as appropriate. Further 
details of the individual sites are included in Appendix 3. The following sites are proposed to be 
allocated for residential development: 
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8. Make the following amendments to Section 3.4.1 

3.4.2 The ‘South Tipperary County Housing Strategy Review 2004-2009’ (available through Clonmel 
Borough Council or South Tipperary County Council) updates and sets new targets and 
objectives for the period 2004 to 2009 2009 - 2015, which corresponds with the remainder of 
the County Development Plan (2003). Generally the Review projects that despite an increase 
in the voluntary/co-operative sector, there remains a strong demand for housing units to be 
provided through Part V of the Planning and Development Act (2000). In view of the continued 
rise in the numbers seeking social/affordable housing it is inevitable that much of this 
requirement will fall on the voluntary and private sector.  

9. Make the following amendments to Policy H8 Social/Affordable Housing.  

Policy H.8: Social/Affordable Housing 
The  implementation of  the County Housing Strategy Review  (2004‐2009) will be  facilitated 
by  the  Council.  The  development  of  land  zoned  for  residential  use,  or  for  a mixture  of 
residential and other uses, will therefore be subject to agreements pursuant to Section 96 of 
Part V of the Planning and Development Act 2000 (as amended). 
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Chapter 9: Development Management  
 

1. Subsection 9.1.7 and heading is to be deleted from Section 9.1 Land Use Zoning.  

R3: To provide for Residential Serviced Sites 

9.1.7 This zoning provides for the provision of serviced sites at suitable locations where services 
already exist. Within this zoning it is the policy of the Council to: 

 Strengthen and consolidate the settlement structure and help provide an alternative to one-off 
houses in the countryside; 

 Facilitate the provision of sites to accommodate individually-designed houses within a high 
quality landscape setting; and 

 Facilitate the provision of housing types not necessarily accommodated within existing housing 
developments. 

2. The following amendments are to be made to Section 9.4 Site Development Standards. 

Insert New Section above Residential Density and Mix entitled Development Impact Assessment (DIA) 
and Phase 2 Justification Test as set out below and renumber all subsequent sections as necessary; 

Development Impact Assessment and Phase 2 Justification Test 

9.4.0 The Council will require that all new residential development proposals (which are 
subject to the provisions of Part V of the Planning and Development Acts) on Phase 1 
lands be subject to DIA, 

And 

The Council will require that ALL new multiple unit residential development proposals 
on Phase 2 lands be subject to DIA and are required to submit a Phase 2 Justification 
Test, 

DIA requirements in respect of Phase 1 and Phase 2 lands: 

Scoping for DIA should consider the impact of the proposed development on the visual 
qualities and distinctive characteristics of the town, a sequential approach to housing 
density based on the location of the site, phasing of the development, existing housing 
vacancy rates and unit types in the Plan area, capacity of schools and childcare places, 
capacity of community facilities, open space, retail and other commercial uses, trip 
generation, car parking, pedestrian movements and general traffic safety and 
infrastructure such as waste and surface water treatment/disposal and water supply. 
Where constraints are identified in the assessment, the developer will be required to 
identify mitigating measures to address deficits and the Council will require that the 
assessment is submitted as part of the planning application. The Council will assess 
each development on its own merits, having regard to the statutory requirements of the 
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development, the nature and use(s) proposed, the range of existing services available 
and having regard to other relevant policies and standards of the Clonmel and Environs 
Development Plan 2008.  Developers are encouraged to consult with the local 
community as part of the preparation of the Development Impact Assessment. 

Phase 2 Justification Test: 

In addition to the requirements of a DIA, the Council will consider new multiple unit 
residential development on lands designated as Phase 2 only where the following 
circumstances apply: 

 All phase 1 lands have been fully developed, or;  
 All phase 1 lands have been fully committed to development (i.e. where planning 

permission has been granted and where construction is underway), or, 
 In the case where all phase 1 lands have not been committed, it shall be 

demonstrated that those uncommitted lands are unavailable for development or 
unserviceable. 

AND where a Phase 2 Justification Test demonstrates the following; 

 The Phase 2 lands are readily serviceable and  
 There is a proven demand for new residential development based on a demonstrated 

lack of availability of housing (this shall include an assessment of existing vacancy 
rates) and of potential infill sites for residential purposes on lands zoned for town 
centre or existing residential use and/or 

 There is an overriding justification for development on phase 2 lands based on an 
unforeseen demand for new housing e.g. new large scale employer etc. 

 

3. Map 1C to be inserted at the end of Chapter 9.  
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VOLUME 2: Appendices  

APPENDIX 3 
 

1. The Residential Sites Information is to be amended as follows;  

Section 3.2 Undeveloped Residential Zoned Lands (2006) 

Map 
Ref. 

Undeveloped Zoned 
Residential Lands 
2002-2006 

Approx. Site Area 
(hectares) 

Residential 
Density 

(Gross) 

Status/Notes Phase  

R10 Glenconnor West 25.70 24.67 Medium-
low 

Permission (Part) ABP Phase 1 & 
Phase 2 

R11 Glenconnor East 6.45 6.32 Low Approved Phase 1  

R14 Tipperary Institute 16.30 15.74 Medium Application RFI Phase 1  

R15 Ard Gaoithe Lower 2.18 Medium Approved Phase 1  

R16 Ard Gaoithe Upper 4.30 Medium Phase 3 Developed 

R17 Fethard Road 1.67 1.41 Medium Part of R19 Phase 1  

R18 Fethard Road 5.30  4.91 Medium Part of R19 Phase 1  

R19 Fethard Road 12.55 10.26 Medium Comprehensive MP Phase 1  

R20 Davis Road 5.20 4.19 Medium-
high 

Pre-planning Phase 1  

R2122 Coleville Road 3.31 3.49 Medium-
high 

Approved (ABP) Phase 1 

R2221 Coleville Road 3.86 3.8 Medium-
high 

 Phase 2  

 Totals 86.82 81.27 (Medium)   
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R10 Glenconnor 

Site Area 25.67 24.67 Hectares 

Development Prospects: High/Short Term Phase 1 & Phase 2 

R11 Glenconnor 

Site Area 6.45 6.32 Hectares 

Development Prospects: High/Short Term Phase 1  

R14 Tipperary Institute  

Site Area 16.3 15.74 Hectares 

Development Prospects: Good/Medium Term Phase 1 

R15 Ard Gaoithe Lower  

Development Prospects: High/Short Term Phase 1   

R17 Fethard Road  

Site Area 1.67 1.41 Hectares 

Development Prospects: Good/Medium Term Phase 1  

R18 Fethard Road  

Site Area 5.3 4.91 Hectares 

Development Prospects: Good/Medium Term Phase 1  

R19 Fethard Road  

Site Area 12.55 10.26 Hectares 

Development Prospects: Good/Medium Term Phase 1  

R20 Davis Road  

Site Area 5.2 4.19 Hectares 

Development Prospects: High/Short Term Phase 1  

R21 22 Coleville Road  

Site Area 3.31 3.49 Hectares 

Development Prospects: High/Short Term Phase 1  
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R22 21 Coleville Road  

Site Area 3.86 3.8 Hectares 

Development Prospects: Good/Medium Term Phase 2  

3.3 Additional Zoned Residential Lands (2008 – 2014) 

Map Ref. Additional Zoned 
Residential Lands 2008-
2014 

Approx. Site 
Area (hectares) 

Residential Density 

(Gross) 

Phase  

R23 Boherduff, Fethard Road 13.46 Medium Phase 2 

R24 Ardgeeha Hill 7.70 6.59 Medium Phase 1 

R25 Ardgeeha 11.00 10.86 Medium-low Phase 1  

R26 Lands at Moangarriff 12.50 Medium Phase 1  

R27 Powerstown Park 7.50 Medium-high Phase 2 

R28 Lands at Mylerstown 20.54 Medium-low Phase 2 

R29 Lands at Laganore 10.00 Medium-low Phase 2 

R30 Lands North of Racecourse 19.41 Medium-low Phase 2 

R31 Lands East of Racecourse 9.54 Medium-low Phase 2 

R32 Lands at Coleville Road 8.63 8.02 Medium Phase 2 

R33 Lands South of Powerstown 
School 

7.30 Low Phase 2 

 Totals 128.12 125.72 (Medium)  

 

R23 Boherduff, Fethard Road  

Site Area 14.00 13.46 Hectares 

Development Prospects: Good/Medium Term Phase 2 

R24 Ardgeeha Hill, Cashel Road  

Site Area 7.70 6.59 Hectares 

Development Prospects: Good/Medium Term Phase 1 

R25 Ardgeeha East, Cashel Road  

Site Area 11.00 10.86 Hectares  

Development Prospects: Good/Medium Term Phase 1  
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R26 Moangarriff  

Development Prospects: Good/Medium Term Phase 1  

R27 Powerstown Park 

Development Prospects: Good/Medium Term Phase 2  

R28 Mylerstown 

Development Prospects: To be determined Phase 2  

R29 Laganore  

Development Prospects: To be determined Phase 2  

R30 Lands North of the Racecourse  

Insert the following text after Development Interest: 

Development Prospects: Phase 2  

R31 Lands East of the Racecourse  

Insert the following test after Development Interest: 

Development Prospects: Phase 2  

R32 Lands at Coleville Road  

Site Area 8.63 8.02 Hectares  

Insert the following test after Development Interest: 

Development Prospects: Phase 2  

R33 Lands at Powerstown  

Insert the following test after Development Interest: 

Development Prospects: Phase 2  


